
 
             

            Alaimo Group 

Harrison Township 

Joint Land Use Board 

 

Block 53, Lot 4 & Block 54, Lot 1 Redevelopment Area 
High Street and Tomlin Station Road 

Block 53, Lot 4 and Block 54, Lot 1  

Redevelopment Preliminary Investigation  

Non-Condemnation 
 

 

September, 2025 
New Jersey Local Redevelopment and Housing Law – NJSA 40A:12A 

 

Prepared by the: 

Alaimo Group 

200 High Street 

Mount Holly, New Jersey 08060 
File No. M-0360-0010-000



 
             

            Alaimo Group 

HARRISON TOWNSHIP 

Block 53 & 54 SITE 

REDEVELOPMENT PRELIMINARY INVESTIGATION 

 

Blocks 53, Lot 4 & Block 54, Lot 1 

 
Preliminary Investigation Consistent with the  

New Jersey Local Redevelopment and Housing Law 

N.J.S.A. 40:12A –1 et seq. 

September, 2025 

 
Harrison Mayor and Council authorized the Joint Land Use Board to investigate whether the 

specific study area property Blocks 53 Lot 4 and Block 54 Lot 1 qualify and may be designated as 

a non-condemnation “Area in Need of Redevelopment”, and has requested that if such finding is 

made, a development plan be prepared for consideration by the governing body (Resolution 66-

2025, dated April 21st, 2025).  This document sets forth the Joint Land Use Board’s findings and 

recommendations. 

 

This Redevelopment study area has been determined to meet criteria (a, c, and d) established in 

the Local Redevelopment and Housing Law (LRHL), N.J.S.A. 40A:12A-1, et. seq.  The study area 

is located entirely within New Jersey State designated Planning Area 4 (PA4). “Redevelopment 

Area” definition is also met (N.J.S.A. 40:12A-3).  The two tracts consist of approximately 140-

acres. 

 

This Redevelopment Preliminary Investigation concludes the study area is useful and valuable for 

contributing community social and fiscal benefits (serving the public health, safety and welfare) 

and furthering smart growth planning principles for the community consistent with criteria in 

N.J.S.A. 40A:12A-5.  Redevelopment criteria required by N. J. State law is satisfied.  

Redevelopment of the tract is consistent with the goals of the State Development and 

Redevelopment Plan, the Harrison Comprehensive Master Plan, and Township Zone Plan.   

 

The Governing Body serves as the Redevelopment Entity.  

The document original was signed and sealed in accordance with NJAC 13:41-1.3 
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1. INTRODUCTION AND OVERVIEW: 
 

1.1 Harrison Township Redevelopment Initiative: Non-Condemnation 

Preliminary Investigation and Redevelopment Plan for Identified 

Blocks 53 & 54 Site 
 

Harrison Township continues to advance its redevelopment planning and 

implementation initiative with this redevelopment effort.  Regular and ongoing 

open discussions among Township Council, Joint Land Use Board, and public help 

facilitate identification of underutilized land use conditions within the Township.  

This study area is within N.J. Planning Area 4. 
 

The Study Area includes the following property: Blocks 53 & 54, Lots 4 & 1. 

The property currently contains the following structures: 

 

• Multi-Unit laborer house.  

 

• Farmstead (two fruit storage warehouses, a cold storage building, a former 

pesticide shed, and a vacant farm building).  

 

• Six (6) above ground storage tanks (two gasoline, one diesel, two heating 

oil, and one unknown). 

 

• One underground storage tank (heating oil). 

 

The site also consists of orchards, agricultural fields, and woodlands. The buildings 

have an associated parking lot/driveway on Tomlin Station Road.  

 

This Redevelopment Area Preliminary Investigation has been prepared in 

accordance with the requirements of N.J.S.A. 40A:12A-1 et. seq., and specifically 

is in accordance with non-condemnation rules (40A:12A-6.a.). 

 

1.2 Redevelopment Area Criteria and Consistency Requirements 

(N.J.S.A. 40A:12A-5) and Definition 
 

 An area qualifies as being in need of redevelopment if it meets at least one of eight 

(a.-h.) statutory criteria listed below in N.J.S.A. 40A:12A-5 the New Jersey Local 

Redevelopment and Housing Law (LRHL). Criteria highlighted bold are 

applicable to this study area. 
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N.J.S.A. 40A:12A-5: 

 

a. The generality of buildings are substandard, unsafe, unsanitary, 

dilapidated, or obsolescent, or possess any of such characteristics, or 

are so lacking in light, air, or space, as to be conducive to unwholesome 

living or working conditions. 

 

b. The discontinuance of the use of a building or buildings previously used for 

commercial, retail, shopping malls or plazas, office parks, manufacturing, 

or industrial purposes; the abandonment of such building or buildings; 

significant vacancies of such building or buildings for at least two 

consecutive years; or the same being allowed to fall into so great a state of 

disrepair as to be untenantable. 

 

c. Land that is owned by the municipality, the county, a local housing 

authority, redevelopment agency or redevelopment entity, or 

unimproved vacant land that has remained so for a period of ten (10) 

years prior to adoption of Resolution 2017-R-152, and that by reason 

of its location, remoteness, lack of means of access to developed sections 

or portions of the municipality, or topography, or nature of soil is not 

likely to be developed through the instrumentality of private capital. 

 

d. Areas with buildings or improvements which, by reason of 

dilapidation, obsolescence, overcrowding, faulty arrangement or 

design, lack of ventilation, light and sanitary facilities, excessive land 

coverage, deleterious land use or obsolete layout, or any combination 

of these or other factors, are detrimental to the safety, health, morals, 

or welfare of the community.  (Note: “Other Factors” include by reason 

of its location and lack of convenient access, detailed obsolescence 

including building layout and design, accessibility, security, technology, 

energy use, and documented environmental concerns.) 

 

e. A growing lack or total lack of proper utilization of areas caused by the 

condition of the title, diverse ownership of the real properties therein or 

other similar conditions which impede land assemblage or discourage the 

undertaking of improvements, resulting in a stagnant and unproductive 

condition of land potentially useful and valuable for contributing to and 

serving the public health, safety and welfare, which condition is presumed 

to be having a negative social or economic impact or otherwise being 

detrimental to the safety health, morals or welfare of the surrounding area 

or the community in general.   

 

f. Areas, in excess of five (5) contiguous acres, whereon buildings or 

improvements have been destroyed, consumed by fire, demolished or 

altered by the action of storm, fire, cyclone, tornado, earthquake or other 
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casualty in such a way that the aggregate assessed value of the area has been 

materially depreciated. 

 

g. In any municipality in which an enterprise zone has been designated 

pursuant to the “New Jersey Urban Enterprise Zones Act,” P.L. 1983, c.303 

(C.52:27H-60 et seq.) the execution of the actions prescribed in that act for 

the adoption by the municipality and approval by the New Jersey Urban 

Enterprise Zone Authority of the zone development plan for the area of the 

enterprise zone shall be considered sufficient for the determination that they 

are in need for redevelopment pursuant to sections 5 and 6 of P.L. 1992, 

c.79 (c.40A: 12-5 and 40A: 12-6) for the purpose of granting tax exemptions 

within the enterprise zone district pursuant to the provisions of P.L. 1991, 

c.431 (C.40A: 20-1 et seq.) or the adoption of a tax abatement and 

exemption ordinance pursuant to the provisions of P.L. 1991, c.441 

(C.40A:21-1 et seq.).  The municipality shall not utilize any other 

redevelopment powers within the urban enterprise zone unless the 

municipal governing body and planning board have also taken the actions 

and fulfilled the requirement prescribed in P.L. 1992, c.79 (C.40A: 12A-1 

et al.) for determining that the area is in need of redevelopment or an area 

in need of rehabilitation and the municipal governing body has adopted a 

redevelopment plan ordinance including the area of the enterprise zone. 

 

h. The designation of the delineated area is consistent with smart growth 

planning principles adopted pursuant to law or regulation (Note: Smart 

Growth planning principals adopted and implemented locally and 

statewide).  

 

Redevelopment Area Definition 

 

The Joint Land Use Board may also consider that the LRHL allows inclusion of 

parcels necessary for the effective redevelopment of the area by definition of 

“Redevelopment Area”: 

 

 N.J.S.A. 40:12A-3 

 

“…A redevelopment area may include lands, buildings or 

improvements which of themselves are not detrimental to the 

public health, safety or welfare, but the inclusion of which is 

found necessary, with or without change in their condition, for 

the effective redevelopment of the area of which they are a 

part.” 
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 1.3 Joint Land Use Board Actions Regarding Redevelopment 
 

The Harrison Joint Land Use Board as authorized by Mayor and Council is tasked 

with thoroughly researching and examining the identified study area, preparing 

specific mapping, and conclusively determining whether the study area is in need 

of redevelopment, whereby consistency requirements in LRHL are met, and the 

redevelopment effort is generally consistent with the Township Master Plan, the 

Township Zone Plan, and Township Zoning Ordinances. 

 

2. PRELIMINARY INVESTIGATION:  
 

2.1 Study Area: Current Zoning, Use, and Conditions. Regional 

Access, and overview of “Blocks 53&54” and Real Property Tax 

Records 
 

Property Identified “Blocks 53&54” 

Blocks 53 & 54, Lots 4 & 1 

 

The study area consists of approximately 140-acres of land on two Lots (Lots 4 & 

1) and is situated on the southern side of High Street, near its intersection with 

Tomlin Station Road, which bisects the study area. The property currently contains 

the following structures:  

 

• Multi-unit laborer house. 

  

• Farmstead (two fruit storage warehouses, a cold storage building, a former 

pesticide shed, and a vacant farm building). 

 

• Six (6) above ground storage tanks (two gasoline, one diesel, two heating 

oil, and one unknown). 

 

• One underground storage tank (heating oil). 

 

The site also consists of orchards, agricultural fields, and woodlands. The buildings 

have an associated parking lot/driveway on Tomlin Station Road. Neither High 

Street or Tomlin Station Road provide sidewalk access to the site.  

 

The property is located in the Township’s R1-Residential Agriculture Zone and is 

bordered by mostly agricultural lands and individual homes, except for to the 

southeast where the property borders a small residential cul-de-sac neighborhood. 

The southwestern border of the property runs along the municipal boundary. The 

site is less than 2 miles along High Street from the Main Street District and Route 

77.  
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This study area has regional access via Route 322, route 45, and the New Jersey 

Turnpike. Route 295 is also accessible via route 322. The Lindenwold Train Station 

is a 35-minute drive from the site via 295 or the NJ Turnpike, which provides access 

to the PATCO line or Atlantic City line. PATCO provides access to Philadelphia, 

as well as connections to the River Line, which makes stops all along the Delaware 

river up to Trenton. The Atlantic city line stretches east to Atlantic city. The area is 

within an approximately 30-minute drive from the Philadelphia airport, and within 

a 2-hour drive of the Newark airport. Major utilities including electric and natural 

gas are available at the site. The site is not within the Harrison Township Sewer 

service area.  

 

REAL PROPERTY TAX RECORDS 
 

  Block 53, Lot 4 

 

  Owner:   Harrison Township   

 Land Use:   Agriculture, Forest, Wetlands 

  Zone:    R-1 Residential Agriculture Zone  

  Lot Area:   42.66-Acres 

  Flood Zone:  Zone A 

  Assessed Year:  2025 

  Land Value:   $719,900 

  Improved Value:  $22,000 

  Total Assessed Value:  $741,900 

  Tax Rate 2024:  3.248 

  Tax Ratio 2024:  71.74 

  Calculated Tax:  $0.00 (Exempt) 

 

  Electric:   Atlantic City Electric 

  Natural Gas:   South Jersey Gas Co. 

  Water:    - 

  Sewer Service:  - 

 
Block 54, Lot 1 

 

  Owner:   Harrison Township   

 Land Use:   Agriculture, Forest, Wetlands 

  Zone:    R-1 Residential Agriculture Zone  

  Lot Area:   97.05-Acres 

  Flood Zone:  Zone AE 

  Assessed Year:  2025 

  Land Value:   $1,535,800 

  Improved Value:  $48,900 

  Total Assessed Value:  $1,584,700 
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  Tax Rate 2024:  3.248 

  Tax Ratio 2024:  71.74 

  Calculated Tax:  $0.00 (Exempt) 

 

  Electric:   Atlantic City Electric 

  Natural Gas:   South Jersey Gas Co. 

  Water:    - 

  Sewer Service:  - 

 

2.2 Redevelopment Area: Site History  
 

Prior to being in the possession of the Township, the site was known as Maccherone 

Farm and was owned by the Maccherone Family since 1942. The Township 

acquired the properties in 2007. The farm actively grew produce including peaches, 

apples, and other varieties of vegetables. Our office analyzed historical imagery 

and found that there were orchards on the site until around 2004/2005, when the 

2004 ERI Site investigation was completed. The results of this investigation are 

discussed below. The site has not been an active agricultural property since the 

Township purchased the property, and potentially two to three years prior to that 

purchase. The property has remained unimproved vacant land for eighteen (18) 

years (since 2007), contributing to Redevelopment Criterion C. The 2004 

Investigation was completed with the intention of remediating and developing the 

property into seventy-two (72) unit single-family residential units. That project did 

not move forward due to the economics for the remediation and development, again 

contributing to Redevelopment Criterion C. This led to the Township purchasing 

the property. The residence, labor house, and farmstead structures have also 

remained vacant since then, and fallen into a dilapidated state, resulting in an 

obsolete layout on the property. These conditions contribute to Redevelopment 

Criteria A and D. 

 

 2.3 Redevelopment Area: Environmental Overview 
 

Our investigation, utilizing the NJDEP Mapping Software and reviewing the 2004 

ERI investigation, found the following minor environmental and contamination 

concerns. The 2004 site investigation (Phase I and Phase II), prior to the Township 

coming into the possession of the properties, lead to the conducting of soil testing 

to determine contamination levels of the site. The investigation was prepared by 

Environmental Resolutions Inc and located in the appendix. 

 

The investigation identified several underground and above ground storage tanks; 

A 175-gallon heating oil Underground Storage Tank (UST), a 550-gallon heating 

oil Above ground Storage Tank (AST), a 550-gallon diesel AST, two gasoline 

ASTs, a 275-gallon heating oil AST, and an abandoned AST which was not 

inspected during the investigation. In addition to the storage tanks, given that 113 
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acres of the subject properties(s) have been historically farmed, pesticide 

contamination was a concern, both in the fields and where the substances were 

stored.  

 

Soil testing was conducted to determine the impact of the storage tanks, pesticide 

in the farm fields, and the oil/pesticide drum storage area (and shed). Four borings 

were taken for the UST and analyzed for Total Petroleum Hydrocarbons (TPH). No 

TPH was detected in the samples, and as such no further investigation was 

warranted. It was determined that the UST caused no soil contamination. Between 

the drum storage, pesticide shed, and the whole of the agricultural fields, 

approximately 30 samples were taken. All three areas showed evidence of Dieldrin 

(Pesticide) contamination that exceeded the NJDEP Unrestricted and Restricted 

Use Soil Cleanup Criteria (URUSCC & RUSCC), which warrants further remedial 

investigation to delineate the extent of the soil contamination. It should be noted 

that this investigation was conducted in 2004 and the criteria classifying soil 

contamination may have changed over the last twenty (20) years. Other 

contaminates were detected in the 2004 investigation but were considered minimal 

enough to not warrant additional analysis.  

 

In conclusion, the 2004 soil investigation determined that soil contamination from 

various pesticides was in fact detected, and remediation is required prior to 

development. This contributes to Redevelopment Criterion C, as the Township 

owned property has remained vacant for over ten (10) years, in large part to the 

nature of the soil. No contamination was detected from the site’s numerous storage 

tanks. No groundwater contamination was detected. 

 

Pace and Associates (Environmental Consultants) performed a review of the 

property in 2007, examining the outstanding environmental concerns and providing 

a list of the items that still need to be addressed to remediate the property. This 

letter can be found in the appendix.  

 

Wetlands:    14.16 Acres 

Flood Hazard Area:   3.91 

T&E:     Rank 5: Bog Turtle 

    Rank 3: Kentucky Warbler 

 American Kestrel Grasshopper-Sparrow 

Historic:    None 

Active Site contamination:  Block 54 Lot 1 listed as a known contaminated site 

Green Acres or Parks:  None 

Overburdened community:  None 

Historic Fill:    Data unavailable 

Underground storage tank:  1  
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 2.4 Redevelopment Area: Access and Area Land Use  
 

Harrison Township is predominantly a rural community where residents rely 

primarily on motor vehicles for their transportation needs. Bus, bicycle and 

pedestrian accessways are available in the village centers providing alternative 

modes of transportation.  This area is zoned R1-Residential Agricultural and is 

within 2 miles from the main street district (Mullica Hill Village Center), which 

provides access to church operations, commercial operations, and services infusing 

the area economy with regional monies.   

 

This study area has regional access via Route 322, Route 45, and the New Jersey 

Turnpike. Route 295 is also accessible via Route 322. The Lindenwold Train 

Station is a thirty-five (35) minute drive from the site via 295 or the NJ Turnpike, 

which provides access to the PATCO line or Atlantic City line. PATCO provides 

access to Philadelphia, as well as connections to the River Line, which makes stops 

all along the Delaware river up to Trenton. The Atlantic City line stretches east to 

Atlantic City. The area is within an approximately thirty (30) minute drive from the 

Philadelphia airport, and within a two (2) hour drive of the Newark airport. Major 

utilities including electric and natural gas are available at the site. The site is not 

within the Harrison Township Sewer service area.  

Access Summary: 

 

• Only access to the structures on the site is on Tomlin Station Road. 

 

• There is no sidewalk present along any of the property.  

 

• There are no crosswalks connecting the two lots that make up the site, as 

Tomlin Station Road separates them. 

 

• Public Transportation: The nearest NJ transit bus stop is on Route 45 at the 

intersection of High Street and Main Street, approximately two miles away). 

 

• Thirty-five (35) minute drive to Lindenwold train station. 

 

2.6 Strategic Planning and Smart Growth 
 

 Smart growth principles affecting the Block 53&54 study area adopted pursuant to 

law or regulation include:  

 

1. Strengthen and encourage growth in existing communities. 

 

2. Promote distinctive, attractive communities with a strong sense of place. 

 

3. Encourage citizen and stakeholder participation in development decisions. 
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4. Make development decisions predictable, fair, and cost-effective. 

 

5. Foster walkable neighborhoods. 

 

6. Preserve open space, farmland, and critical environmental areas. 

 

7. Provide a variety of transportation choices. 

 

8. The designation of the study area as “Area in Need of Redevelopment” is 

both consistent with smart growth planning principles adopted locally and 

statewide (including but not limited to job creation and local economy 

expansion supported by existing development and infrastructure). 

 

2.7 Block 53&54 Site: New Jersey State Planning Area Designation 

and Redevelopment Opportunities; New Jersey State Smart 

Growth Objectives 
 

The identified blocks 53&54 Study Area is located within New Jersey State 

Planning Area 4, known as rural Planning Area (PA4). 

PA4 Intent: 

 

• Maintain the environs as large contiguous areas of farmland, open space, 

and forested areas. 

 

• Enhance habitats and sensitive lands. 

 

• Accommodate growth in centers. 

 

• Reverse auto oriented patterns of development. 

 

• Promote a viable agriculture or forestry industry. 

 

• Revitalizing cities, towns, and other traditional settlements. 

 

• Protect enhance and diversify the existing character and agriculture 

economy of stable communities. 

 

• Confine programmed sewers and public water service to centers except 

where public health is at stake. 

 

Rural Planning Areas in the state “…comprise much of the countryside of New 

Jersey, where large masses of cultivated of open land surround rural regional town, 

hamlet and village centers, and distinguish other sparse residential, commercial, 
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and industrial sites from typical suburban development.” (SDRP p. 205). The SDRP 

suggests initiatives in the PA4 such as capacity and build out analyses and broad-

based visioning processes that create master plans, development regulations, and 

capital budgets. Additionally, the SDRP recommends implementing the following 

strategies in PA4 in order to maintain consistency with the state plan: 

 

• Mapping and protection of critical environmental sites and historic and 

cultural sites. 

 

• Preparation and maintenance of environmental resource inventories. 

 

• Support needed improvements for downtown business communities. 

 

• Encourage hospitable business environments for rural economic activities. 

 

• Implementation of investment tools. 

 

• Adopting ordinances that serve rural redevelopment and rural access 

plans to arterial roads. 

• Incorporating a rural, center-based development plan into the local 

master plan and related ordinance. 

 

• Promoting collaborative efforts through new public or public/private 

partnerships. 

 

• Performing community buildout analysis. 

 

• Strengthening of masterplans with initiatives that enhance and maintain 

rural areas 

 

A key SDRP recommendation for the PA4 is “encouraging a pattern of 

development that promotes a stronger rural economy in the future while meeting 

the immediate needs of rural residents, and by identifying and preserving farmland 

and other open lands.” (SDRP p. 208). 

 

Development and redevelopment activities in PA4 are encouraged to be happen in 

existing centers (in this case, Harrison Township’s Village Centers) where there is 

access to public water and sewer services, or in existing developed areas that have 

to potential to become centers. Alternatively, the state plan encourages 

redevelopment that would accommodate growth in future center-based 

developments. Redevelopment should be done “with intensities sufficient to 

support transit, a broad range of uses, efficient use of infrastructure, and design that 

enhance public safety, encourage pedestrian activity, reduce dependency on the 

automobile, and maintain the rural character of centers.” (SDRP p. 210). These 
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principles are most easily applied in traditional town or city centers but are also 

applicable to redesigning areas of sprawl as opportunities for redevelopment occur.  

 

The SDRP recognizes general characteristics of municipalities and communities 

located within PA4 Planning Areas:  

 

1.  Population Densities less than 1,000 people per square mile. 

 

2.  Area greater than one square mile. 

 

3. Land currently in agricultural or natural resource production or having 

strong potential for production. 

 

4.  Undeveloped wooded tracts; vacant lands; large, contiguous tracts of 

agricultural lands; and other areas outside centers predominantly served by 

rural two-lane roads and individual wells and septic systems with some 

centers served by sewers and public water. 

 

New Jersey State Smart Growth Objectives adopted pursuant to law or 

regulation of the PA4 Planning Areas applicable to the Blocks 53&54 Study 

Area include: 

 

1. Land Use: Enhance economic and agricultural viability and rural character 

by guiding development and redevelopment into Centers. In the Environs, 

maintain and enhance agricultural uses, and preserve agricultural and other 

lands to form large contiguous areas and greenbelts around Centers. 

Development and redevelopment should use creative land use and design 

techniques to ensure that it does not conflict with agricultural operations, 

does not exceed the capacity of natural and built systems and protects areas 

where public investments in farmland preservation have been made. 

Development and redevelopment in the Environs should maintain or 

enhance the character of the area. 

 

2. Housing: Provide for a full range of housing choices primarily in centers at 

appropriate densities to accommodate projected growth, recognizing the 

special locational needs of agricultural employees and minimizing conflicts 

with agricultural operations. Ensure that housing in general—and in 

particular affordable, senior citizen, special needs and family housing—is 

developed with maximum access to a full range of commercial, educational, 

recreational, health and transportation services and facilities in Centers. 

Focus multi-family and higher-density, single-family housing in Centers. 

Any housing in the Environs should be planned and located to maintain or 

enhance the cultural and scenic qualities and with minimum impacts on 

agricultural resources. 
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3. Economic Development: Promote economic activities within centers that 

complement and support the rural and agricultural communities and that 

provide diversity in the rural economy and opportunities for off-farm 

income and employment. Encourage tourism related to agriculture and the 

environment, as well as the historic and rural character of the area. Support 

appropriate recreational and natural resource-based activities in the 

Environs. Any economic development in the Environs should be planned 

and located to maintain or enhance the cultural and scenic qualities and with 

minimum impacts on agricultural resources. 

 

4. Transportation: Maintain and enhance a rural transportation system that 

links Centers to each other and to the Metropolitan and Suburban Planning 

Areas. Provide appropriate access of agricultural products to markets, 

accommodating the size and weight of modern agricultural equipment. In 

Centers, emphasize the use of public transportation systems and alternatives 

to private cars where appropriate and feasible, and maximize circulation and 

mobility options throughout. Support the preservation of general aviation 

airports as integral parts of the state’s transportation system. 

 

5. Natural Resource Conservation: Minimize potential conflicts between 

development, agricultural practices and sensitive environmental resources. 

Promote agricultural management practices and other agricultural 

conservation techniques to protect soil and water resources. Protect and 

preserve large, contiguous tracts and corridors of recreation, forest or other 

open space land that protect natural systems and natural resources. 

 

6. Agriculture and Farmland Preservation: Guide development to ensure 

the viability of agriculture and the retention of farmland in agricultural 

areas. Encourage farmland retention and minimize conflicts between 

agricultural practices and the location of Centers. Ensure the availability of 

adequate water resources and large, contiguous tracts of land with minimal 

land-use conflicts. Actively promote more intensive, new-crop agricultural 

enterprises and meet the needs of the agricultural industry for intensive 

packaging, processing, value-added operations, marketing, exporting and 

other shipping through development and redevelopment. 

 

7. Recreation: Provide maximum active and passive recreational and tourism 

opportunities at the neighborhood and local levels by targeting the 

acquisition and development of neighborhood and municipal parkland 

within Centers. Provide regional recreation and tourism opportunities by 

targeting parkland acquisitions and improvements that enhance large 

contiguous open space systems and by facilitating alternative recreational 

and tourism uses of farmland. 
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8. Redevelopment: Encourage appropriate redevelopment in existing Centers 

and existing developed areas that have the potential to become Centers, or 

in ways that support Center-based development to accommodate growth 

that would otherwise occur in the Environs. Redevelop with intensities 

sufficient to support transit, a broad range of uses, efficient use of 

infrastructure, and design that enhance public safety, encourage pedestrian 

activity, reduce dependency on the automobile and maintain the rural 

character of Centers. 

 

9. Historic Preservation: Encourage the preservation and adaptive reuse of 

historic or significant buildings, Historic and Cultural Sites, neighborhoods 

and districts in ways that will not compromise either the historic resource 

or the ability for a Center to develop or redevelop. Outside Centers, 

coordinate historic preservation needs with farmland preservation efforts. 

Coordinate historic preservation with tourism efforts. 

 

10. Public Facilities and Services: Phase and program for construction as part 

of a dedicated capital improvement budget or as part of a public/private 

development agreement the extension or establishment of public facilities 

and services, particularly wastewater systems, to establish adequate levels 

of capital facilities and services to support Centers; to protect large 

contiguous areas of productive farmlands and other open spaces; to protect 

public investments in farmland preservation programs; and to minimize 

conflicts between Centers and surrounding farms. Encourage private 

investments and facilitate public/private partnerships to provide adequate 

facilities and services, particularly wastewater systems, in Centers. Make 

community wastewater treatment a feasible and cost-effective alternative. 

 

11. Intergovernmental Coordination: Coordinate efforts of various state 

agencies, county and municipal governments to ensure that state and local 

policies and programs support rural economic development, agriculture, 

and the rural character of the area by examining the effects of financial 

institution lending, government regulation, taxation and other governmental 

policies and programs. 

 

The site is within a short drive of the core of Harrison Township, and as such 

has access to the employment, commercial/retail, recreation, transportation 

systems, schools, cultural activities, commerce, and social/ governmental 

services that the town has to offer. The principles and intent of the PA4 apply 

to this study area as redevelopment of this area would provide an appropriate 

density located near the Township’s core. 

 

The majority of Harrison Township is in the PA3 Fringe planning Area, which 

is considered a transition area between more metropolitan/suburban and the 

rural/environmentally sensitive planning areas. The Blocks 53 & 54 tract are 
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in the portion of the Township, which is considered the rural planning area, 

on the border of the fringe. Redevelopment in this location could aid the Fringe 

area by providing opportunities to expand the transit network throughout the 

Fringe. 

 

While an intent of the PA4 is to maintain large contiguous areas of farmland, 

the study area’s soil conditions do not make it a viable agricultural site and 

thus have contributed to the property remaining vacant for nearly 18 years. 

These conditions show that the site is not likely to be developed through the 

instrumentality of private capital. 

 

Our investigation also included a review of the Gloucester County Open Space 

records and mapping software.  Block 53, Lot 1 and Block 53, Lot 4 did not 

appear on any of the following County layers:  County owned parcels, 

qualified farms, ROSI, preserved farms, open space, green acres, parks and 

schools. 

 

2.8 Harrison Master Plan Consistency 
 

The Harrison Township Master Plan includes analyses and plans addressing land 

use, housing and population, historic preservation, recycling, community design, 

utilities, circulation, open space and recreation, and stormwater management. 

 

The Blocks 53 & 54 Study Area redevelopment is consistent with the 

following Master Plan Goals and Objectives:    

 

• Work in collaboration with the appropriate County and State agencies to 

protect and establish development controls of critical natural resources of 

the Township 

 

• Promote the maintenance of agricultural uses where such uses are 

economically feasible. Promote the orderly development of agricultural 

lands for residential and commercial uses, where desirable, in order to 

reduce development pressure on agricultural lands within the Township. 

Encourage the protection of prime agricultural lands within the Township 

 

• Establish policies governing the development of land that will promote the 

preservation of views from the roadway, and which will retain the visual 

“rural character” of the community. It is in the Township’s interest to 

promote high quality development through architecturally compatible 

design. Establish design guidelines for primary roadways and new 

developments to enhance the uniformity of the Township. 

 



Harrison Township Redevelopment Preliminary Investigation                               September 2025 
 

 15 | P a g e  

              

            Alaimo Group 
 

• Encourage mixed uses such as residential, commercial, and industrial to 

create a well-integrated community. A mix is encouraged for the 

convenience of the residents and enhancement of the tax base of the 

Township. The land use plan and development regulations should be 

designed to minimize conflicts between activities so that one land use does 

not adversely affect neighboring land uses. 

 

Policies included in the master plan call for protecting the character of the township, 

by guiding development and land use and protecting the integrity of existing village 

centers. This includes the Mullica Hill village historical area, where preservation 

and protection is a focus. The master plan highlights the importance of protecting 

its natural features, as well as its agricultural land and open space. There are focuses 

on reducing development pressure on these areas by promoting orderly 

development and preserving lands. Preserving the rural character of Harrison 

Township is a key policy. The Township established that balancing the community 

between residential, commercial, and agriculture via proper land use planning and 

development regulations is an important measure in the future of Harrison 

Township.  

 

The Township’s high quality of life makes it attractive to businesses, providing 

employees with an attractive place to live in proximity to work and allowing for 

conveniences during the workday. The Township’s predominantly rural landscape 

and historical village centers offer housing to employees at all incomes and 

lifestyles. The Township’s location to major roadway systems has afforded the 

Township an enviable advantage in attracting new business; such as, NJ Turnpike, 

I-295, Route 322, and Route 4. The Blocks 53 & 54 Study Area is located near a 

number of these regional and local highways.  

 

Harrison Township has limited public sewer and water service, limited to that of 

the village centers and their immediate surroundings. The towns master plan, along 

with elements of the state plan, suggest limiting growth to these areas and not 

expanding the service area out into the rural areas, limiting it to the centers. This 

tract is not included in the sewer service area. The site is however already equipped 

with wells and septic. Any future development would utilize compliant wells and 

septic. 

 

2.9 Harrison Redevelopment Policies 
 

The following Harrison Township master plan policies for this redevelopment area 

are in continuity with the N.J. State Plan Smart Growth policies for Rural Planning 

Area 4 (PA4).  Harrison continues to advance current redevelopment policies and 

efforts. The current Masterplan reexamination report lists 44 redevelopment 

investigations and redevelopment plans. Specifically, regarding the State 

Development and Redevelopment plan, “…the Harrison Township Master Plan 
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conforms to that of Gloucester County, the Delaware Valley Regional Planning 

Commission, and takes into consideration the New Jersey State Development and 

Redevelopment Plan.”. 

 

• Residential: Provide a variety of dwelling unit types, promote resident 

safety, provide for neighborhood commercial and retail to service the 

residential community, and assure adequate living space for all. 

 

• Commercial development: Promote community growth in areas with 

municipal sewer and water service, promote the development of attractive 

and safe neighborhood and highway commercial activities, recognize the 

historic Mullica hill as the town center and cultural hub.  

 

• Circulation System: Provide a road network that tries to separate through-

traffic from local traffic, provide entrance/collector roadways and 

residential streets within new developments, and provide the development 

of a pedestrian system throughout the township through stream corridors 

and open space.  

 

• Natural Resources: Collaborate with NJDEP in the protection of wetlands 

and other natural resources, adopt a stormwater management plan that 

promotes cooperative development of watershed drainage programs, restrict 

development on steep slopes, restrict development in 100-year storm flood 

plains, and protect stream and pond water through the development of 

regulation which adequately protect water quality. 

 

• Utilities System: Consideration of the extension of the water and sewer 

systems in order to promote the development of land, and provide 

affordable utility options where new developments are built 

 

• Community Image and Attractiveness: Enhance the entrances to the 

township, promote attractiveness of new residential development, adopt 

sign regulations which add to the visual quality of the village centers, 

encourage new development in the village centers to be compatible to the 

architectural style of the villages, and implement attractive street planting 

programs.  

 

• Community Facilities: provide a community activity center, develop 

municipal parks and recreation areas, promote the use of school facilities 

for adult and community meetings/activities, provide the timely expansion 

of municipal buildings and services.   

 

• Employment: promote the development of clear industrial uses, office 

warehouses use, and commercial services uses in location which have a 
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good regional roadway service which will not adversely affect existing or 

proposed residential development. 

 

• Municipal Government Service: provide a master plan that can be legally 

and financially implemented, regularly review and update the land 

development ordinances, coordinate the extension and expansion of public 

utilities and roadways with the development community to promote the 

equitable sharing of improvement costs as permit by New Jersey Land Use 

Law.  

 

2.10 Study Area Satisfying Redevelopment Criteria  

(N.J.S.A. 40A:12A-5):  Summary and Conclusion 

 
Based upon the redevelopment investigation and findings, we conclude  

that the Blocks 53 & 54 Area, meets and is consistent with specific 

Redevelopment Criteria. Blocks 53 & 54 Lot 4 & 1 meet the criteria for the 

following reasons:   

 

• The generality of the farm building and its associated structures are obsolete 

as to be conducive to unwholesome living or working conditions (Criteria 

A).  

 

• The site has been in the ownership of the township for 18 years and has 

remained vacant and unimproved. Previous soil contamination has rendered 

it in need of remediation. (Criteria C) 

 

• The farm buildings are obsolete, deteriorating, and not contributing to the 

safety, health, morals, or welfare of the community. (Criteria D)  

 

The Township seeks private investment to improve the identified Blocks 53&54 

Site; otherwise, the tract and area infrastructure will not be utilized to full potential. 

The site’s long-term vacancy and nature of soils show this. It is necessary that the 

site be useful and valuable for contributing to public health, safety and the overall 

welfare of the community. 

 

Under New Jersey State Statute 40A:12A-1 et. seq., and subject to public notice 

and hearing, the investigation and planning analysis conclude that, in general, the 

private market sector alone has not successfully stimulated sufficient investment 

and activity to develop the study area. The land and infrastructure are not being 

utilized to their full potential. Area land and infrastructure valuable for contributing 

social (serving the public health, safety, and welfare) and related economic and 

fiscal benefits to Harrison Township have not been fully utilized. Designation of 

the identified property (Blocks 53&54, Lots 4&1) as a Non-condemnation Area in 

Need of Redevelopment is consistent with local and N.J. Statewide smart growth 



Harrison Township Redevelopment Preliminary Investigation                               September 2025 
 

 18 | P a g e  

              

            Alaimo Group 
 

designated areas, efforts, and planning principles adopted pursuant to law and 

regulation.  

 

Existing obsolete and underutilized uses and site improvements are detrimental to 

the overall community benefit of Harrison Township. These impediments to full 

use of the study area Blocks 53&54 Site result in discouragement of adjacent area 

development and a negative economic impact to the community. Redevelopment 

Area designation is appropriate for the designated property. Redevelopment criteria 

have been met 

 

The table below presents the evaluation summary and conclusions regarding 

designated Blocks 53&54 Lots 4&1 studied as having met the required criteria for 

Redevelopment Area designation. 

 

 

 
 
 
 
 

 
1 Redevelopment Criteria N.J.S.A. 40A:12A-5.  See also pages 1-3 of this document. 
2 Redevelopment Area by definition N.J.S.A.40A:12A-3. 

 Redevelopment Criteria1 
Tax Map 

Identification a b c d e f g h 

RA by 

def.2 

Blocks 53&54  Lot 4&1     X  X X      
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WETLANDS AND 100-YEAR FLOOD ZONE (2) 
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TAX MAP (3) 
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ZONE PLAN (4) 
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Study Area Resolution 66-2025  dated April 21st 2025 : 
Harrison Township Mayor and Council Authorizing 

Planning Board to Conduct the Preliminary Investigation 
and Prepare the Redevelopment Plan as Determined 
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